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Prior Year (202DAssessment Accuradieflection

Each October, thdlJDivision of Taxation conducts statistical studies which measure the accuraasrarit year
assessmentsThese studiesould be considered astiiel 3 8 Sa a2 NRa 3INJ RS0 2 21 éand sty G K |
tax distribution. Neverthelessecognitionmust be made that the assessments are produced the prior year based off
past sales and the study is done the subsequent year based off future sales. Appreciating markets would likely result ir
ratio under 100%, while depreciating markets would likelyleis a ratio over 100%.
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General Coefficient of Deviatio(COD)

The General Coefficient of Deviation is widedyd as the best indicator in determinipgoper tax distribution.It is a
way to measure how tighflclusteredndividualassessment ratiogre in relation tahe average ratio. A loweeOD
means more accurate and fair tax distribution. The COD normalizes ratios to show accuracy within a municipality
regardles2 ¥ ¢ KI (0 (KS iSnmaNRyDdn gel d wl G A 2

The more homogeneouke praoperties ina municipalityare, the lower the COBhould be. For example, a municipality
that is comprised ofmostlytownhouses would be expected to yididtter assessment accuratlyan a municipality that

is comprisedf a complex rangef propertytypesand valueglike Rumsoh Through annual reassessments, Monmouth
and Somerset Counties are showimgch lowerCODsvhen compared to historical or statewide dafespite the
complexity of theBorough our CODis more accuratethanthe norms in the rest oftte state meaning that our
assessmentsral resulting tax distribution armore fair. We are also trending to beeaningfullymore accurate than

our own historical coefficients from the padthe 2020 COD w&s38 which is thelowest CODon recordfor Rumson(in

at least the past 30 years).

Below isa summary oRumso® & 3 S y ®oNhefpast? years(see figure L Rumso® & | @OMDhtioAtS
implementation of annual reassessments (years 12914) was 13.68The 2020 COD abouthalf ofthe expected COD
prior to the annual reassessment model, meaning that tax distribution is significantly more fair and accurate

General
Coefficient of

Year Deviation
2014 12.53
2015 18.95
2016 11.74
2017 12.50
2018 12.57
2019 9.45
2020 8.38

(figurel)



2021 Reassessment

Through the 202teassessmenthanges to global modeling were mattetarget market value. Adjustments were also
made to all individual properties, neighborhoods and submarketefioe assessment accuradyhe goals toannually
target 100% market value so thatatistical measurementepresentbetter assessmenaccuracy.

Inspections(data collection)

TheBoroughcompleted thefirst five-yearinspection progranin 2018 The lawnow allows foran eight-yearinspection

cycle which will beglss expensive and inconvenienesidentswith inspectiondess oftenFor the second cycle, we
accelerated the project to be sure all data is current. Half of the Borough was inspected in 2019 and the other half in
2020.We will not have to do regular inspections till at least 2025/2026. Of course, we will still inspect properties that
undergo renovations or new construction in the interim.

In late Januarynispection noticesvere mailedto residentslocated in the area olihed inblue (see figure 2 Luckily, we
were able to complete most of the projeEebruary/Marchprior to the COVIEL9 shutdowns. The pandemic only
affected the project at its very tail entivhile we continued the exterior inspections @gginallyplanred, wemodified
the interior inspectionprocess to include virtual inspection optionde stopgd entering houses durirtipe last week or
so of the 2020 projectinstead, ouinspectionvendor quickly adapted and created a virtual inspection optitrere the
property owner couldvalk through the house with a mobitkevice to show the inspector thaterior while the
inspectorremained off site. We now are seeking legislativesolutionto permanently allow for this type of service:
https://www.insidernj.com/presgelease/gopabill-modernizepilot-property-tax-assessmenprogramadvances/

FebruaryMarch 2020 Inspection Area

(figure2)


https://www.insidernj.com/press-release/gopal-bill-modernize-pilot-property-tax-assessment-program-advances/

General Comments on the Current Real Estate Market

oUnprecedented timeshas been a term commonly used to describe many aspects of 2020. With regard to the real
estate market, the same holds true. In March, many would have predictelllslownreal estate market collapse.
While we are not out of the woods yet, the curramility is that market reactions angerylocation specific. NYC
property values arerashing but properties in Monmouth County (particularly shore towns) have theebeneficiaries
of these wild times.

Prior to COVIEL9, we werealreadyexperiencing a market compressionRamson Higher valued properties were
struggling while lower valued properties were appreciatignodestrates The COVH29 pandemic has aclerated

this compressior(in relativeterms). While larger/older houses may have found a bottnat least some level of
temporary support) the lower valueproperty appreciation has accelerated at a rate that has not been seen in many
years.The flightfrom the city and lav interest rate environment are certainly identifiable causes of this dynamic.

For the vast majority of properties, the market is driven by buyers interested in whiattfoathly payment will be. The
historically low interest rate enronment makes all homes more affordable. Nonetheldsigiher valued properties

locatedin towns that havehigher propertytaxesOl y Qi LI NGLAOALI G4S Ay GKS | LILINBOAI
valued properties can. Quite simpte higher the propertyaxes, the less the monthly payment can be affected by the
lower interest rates. This doe®nhold true in towns that havéower property taxes fainlyshore towns)The Rumson

Tax Rate is on the lower side of the County. While the significant market@ppon appearso slowaround the 850k

price pointin towns that have 2% tax rates, Rumson properties appear to have a higher threshold (likely due to the
lower property taxes).

It is important to keep in mind that shared budgets (like the Regionaldbemal County budgets) are apportioned to the
participating towns based on the respective net valagthosetowns. Should appreciatioin Rumson outpace our 52
counterparts in the County, we will be assigned to pay a higher proportionate share of theyQaw levy. Should
Rumson outpace Fair Haven, we would be assigned to pay a higher propatsivaae of the Regional Schoel/i(see
figure 3) The way the market behaves is mainly out of our control, but it is important to keep a pulse on how other
towns are assessing their properties. All towns should be on an equal playing field so that shared budgets get
apportioned fairly.

RumsonTax Levy History

Percent of

Tax Levy Component 2016Taxlevy | 2017Taxlewy | 2018Taxlewy | 2019Taxlewy | 2020Tax Levy 4 Year Change Bill
|County Budget § 8,860,091 | $ 8,813,226 | § 8,999,865 | $ 8,865,086 | 5 9273390 |5 413300 4.56%' 16%
|C0unt'g,fL|'brary § 608,173 | 5 617,595 | § 637,924 | § 634,189 | § 674,967 | 5 66,795 10.98%' 1%
Local Elementary School Budget  [$  15467,271 [ 16059502 |$ 16899627 [$ 17332000 |$ 18103124 |3 2635853 | 17.00%] 32%
Regional High School Budget § 12681878 |5 12989474 |5 13,534,345 |5 13,898,369 |5 144514375 1,769,559 13.95%' 26%
{Local Municipal Purposes § 10289019 |$ 10514100 [§ 10849768 [§ 11,157,069 |§ 11,376,795 |$ 1,087,776 | 1057%] 20%
Reserve for Uncollected Taxes § 988,067 | 1,016,115 | § 1,050,634 | § 1,087,578 | § 1,409,296 | & 421,229 42.53%' 2%
|County Open Space Fund § 508,863 | 517,809 | § 999,527 | § 1,023,753 | § 10828205 573,957 112.?9%' 2%
Excess for Rate Rounding § 12,339 | § 22,994 | § 26,173 | 5 29,725 | & 15,147
Total Tax Levy § 49415700 |5 50,550,825 |5 52,997,862 |5 54028387 |5 56386976 |5 6,971,276 14.11%'

(figure3)



Total Change of Net Valuatiohaxable

Thenet valuation of theBoroughis increasingoy 2.82%6 in 202(seefigure4). About 11M has been added to the
Rumsorratable base (partially related to new construction and partially related to market appreciation).

2020 Final Net Valuation 3,934,890,180
2021 Preliminary Net Valuation 4,045,998,657
Change 111,108,477
Change % 2.82%
(figure4)

Property Class Breakdown (Year over Year)

(figureb)

2020 Final Tax List
Share of
Class Property Type Count Value Average Borough
1|Vacant Land 56 39,089,600 698,028.57 0.99%
2|Residential 2534 3,731,467,400 1,472,560 94.83%
3AlFarm House 4 16,011,200 4,002,800 0.41%
3B|Farm Land 7 9,300 1,329 0.00%
4AlCommercial 67 146,100,800 2,180,609 3.71%
AC|Apartment 1 1,057,400 1,057,400 0.03%
Total 3,933,735,700
Verizon 1,154,480
Net Valuation Taxable 3,934,890,180
2021 Preliminary Tax List
Share of
Class Property Type Count Value Average Borough
1|Vacant Land 40 28,989,700 724,743 0.72%
2|Residential 2542 3,848,953,200 1,514,144 95.13%
3AlFarm House 6 19,918,900 3,319,817 0.49%
3B|Farm Land 3 10,200 1,275 0.00%
4A|Commercial 67 145,785,200 2,175,899 3.60%
AC|Apartment 1 1,102,200 1,102,200 0.03%
Total 4,044,759,400
Verizon 1,239,257
Net Valuation Taxable 4,045,998,657




Net Value of Taxable Property
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(figure6)
2017 -2020 Tax Levy and Net Taxable Value
Year Tax Levy Ratables Tax Rate
2017 50,550,825 3,441,172,574 1.469%
2018] 52,997,862 3,576,104,047 1.482%
2019 54,028,387 3,677,902,471 1.469%
2020 56,386,976 3,934,890,180 1.433%
2021 TBD 4,045,998,657 TBD
111,108,477 |Ratable base change 2020 to 2021 (Prior to Appeals)
2.82%|Increase Prior to Appeals
(figure7)
2021 Tax Rate Prediction
Year Ratables Tax Levy Tax Rate
2020 3,934,890,180 56,386,976 1.433%
*Rate if levy was the same year over year
2021* 4,045,998,657 56,386,976 1.394%]and no reductions from appeals
**Assumes a 1% reduction in ratables
2021** 4,005,538,670 57,514,716 1.436%|from appeals & 2% increase in Levy

Realistic 2021 Tax Rate Range 1.4%-1.44%

(figure8)



ResidentialMarket

Lower price points (homes undémM) have seen the greatest appreciation in this market. Generally, markets that
continue to struggle arelder/ non-renovated houses on large lot!/ith regard to the lower price points (namalyest

Park, the Oceanithe East River townhomeand other neighborhoods with smaller I9tsnarket appreciation is

incredibly strong. It is nearly impossible to fiaay house in Rumson under 600k in this metrtkVhile these properties
recentlyhad increases in tax levy apportionment due to the 2020 reassessment, the trend continues for the 2021
reassessment. Generally, these neighborhoods will see assessment increases between 5% and 10% (nothing like last
year, but still significant relativeo larger homes As for the higher price points, market reactions are very house

specific (of course making tleassessmeranalysis more difficult)fl | K2YS A& Fdz t & NBy203I i
trends) it will indeeccommand a much higher price. The delta between-nemovated and renovated, new vs old, has
never been so wida recent history

The aggregate @nge of the ratable base is 2%2 The aggregate change of the residential cla34 0, though it is
important to note that the3.15% is actually being inflated by new construction and renovations. The below chart gives
better insight into the actual impact on the existing resital property class. Since 2#vis the aggregate changetbé
entire ratable base2.82% should be seen as the baseline of apportionment change. Any property increasing greater
than 2.82% will pay a greater proportionate share of the tax levy. Conversely, any property increasing l&s8®an

(or decreasing) Wipay a lesser proportionate share of the tax levy.

Volatility is Subsiding

For the 2021 reassessment, roughly 81%esfdentialproperties will fall betweera 0% and.0% assessment change.

About 7% will increase greater than 10% and about 12% witheseassessment decreas€or a frame of reference,

only 42% fellinthem /x> 6dz01 SG fFad @SFENI gKAES np: AYONBFaSR 3INE
While we are indeed past the point of extreme volatility, we still must recognizeathptoperties will not change at the
same rates. Each year will stabilize further now that we are done with inspections. Also, modeling refinement will
continue to target market value and only get better with time.

The steegrend line down showingthe median assessment efach groupinggeefigure 10, displays the market
compression referenced earlier. Lower value properties are increasing at greatettiatehigher value properties.
Normally, commercigbropertieswill change around the same as tresidentialproperties (or at least in the same
direction), but COVIEL9 is putting obvious pressure on the commercial market causing assessments to ieitiate
particular asset clas©ther property classes (like residential) whilkarbthe taxes fromthis apportionment change.

Assessment change of all residential properties (excluding new construction anggrties that had renovations)

Residential Classified Properties
Number of
um e-ro Median
Properties In
Assessment Change Category Change % of Total Assessment of
8 Group
Category
= B -20% or More 2 0.08%
Bz £ -15% to -20% 6 0.25%
4T 2oz

=2 7= g 3 -10% to -15% 29 1.20%

AN 5% to -10% 89 3.69% 1,690,400
f
Sg25Eg 2% 1t0-5% 170 7.05% 1,523,450
2 T £
g e a g 0% to -2% 270 11.20% 1,662,950
= [ 0% to 2.82% 555 23.02% 2,070,300
= % = 2.82% to 5% 215 8.92% 1,316,300
:Z‘; g E 3 5% to 7.5% 435 18.04% 1,060,000
2 =
2 ;I: e 7.5% to 10% 475 19.70% 732,700
€3 82 10% to 15% 128 5.31% 832,800
;ﬁ 2TB 15% to 20% 26 1.08% 543,700
= @

2825 20% to 25% 9 0.37%

fE EW 25% or More 2 0.08%

Total Properties In Group 2411 100.00%

*Net Value of Borough has Increased 2.82%

(figure9)



ResidentialChange Report

The market compression continues. Statewide, lower vajuegerties are appreciating at greater rates than higher valued properties.

Number of . . .
Median
Properties per Residential Assessment Impact
Assessment
Category
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2 . o
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200 1,100,000
170
128 500,000
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Baseline Change
[Net Value of Borough has Increased by 2.82%)

(figure10)




2021 Tax LisAccuracy
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for what they would have sold for on Octobet df the pretax year. The 202/aluation date is October1 2020

Our Supreme Courthas heldd@ | £ dz§ F2NJ LJzN1Jl2aSa 2F GFEIFIGA2Y KFa az2vys
against general temporary infli A 2 y 2 NJH&Eeshdk Watet god\é Division of Tepeals, 2 N.J. 157, 163

(1949)): ancti ¢ NHzS Ot f dz8 Ydzad 08 FLANI & Oz2yadlyd FyR Ydzad 08
but by those which over a period of time willld& 3 NRSR | & Y §BekaleMArds Apartdiaint-Corp. 8. @iy

of Hackensack, 6 N.J. Tax 260, 286 (Tax 1983)).

These quotes armore important now than ever. Wike the local market haappreciated asignificant rates, assessors

must viewsales d#a used inthe studyin its totality while mass modeling assessmeniVhile more recent sales are
certainlygiven more credibility in the analysis, older sales will still be a stabilizing factor with anass¢éssments.
Inevitably, older sales will puthe modeling in the direction that the market was in the pa#fith regard to the 2021
reassessment, pr€OVID saldata is still dragging the assessments slightly Iadivan current sale priceactually are

Should this market appreciation continttrough 202 ( KS 5A@AaA2Y 2F ¢+ ElFGA2Yy 5AN
than the 100% target. We must recognize that the ratio study is being done with future sales, while the reassessment
analysis is beingahe with past sales. The ga#lthe reassessamnt is to react to the market, not predict it.

A reassessment generally measures sale prices from the past two years (giving more credibility to the more recent
transactions.) The Monmouth County Tax Board has a standardized review process to measassassments against
sale prices from the current and prior ygaee figure 11

Tax Boad Assessment Data Analysis Module (ADAM368andardized Bview: All20192020 residential usable sales
(removing top & bottom 2.5% outliers and properties that hadnovations after the sale)
*Data addendum with sales attached

PRC Ratio for Municipality: Rumson Boro Sale Date Range: 2 Years MNon Useable Sales :
Property Class: RESIDENTIAL PROPERTY (1 - 4 FAMILY) Style : ALL Neighborhood : ALL
VCS : ALL Outlier : 2.5
Sample Size Weighted Average Average Standard Deviation Median cov PRD coD
94 "59.97% "100.59% '6.40% "100.37% '6.36% 100.62% ’5.02%
2019
x 2020
x ¥ *® = x
X x ) ¥ n -4 L] ! " * ¥ 5
—_— T R 3 g I 3 : T
» % 1 ] | x i L2 - L] [ i
* ¥ T % ¥ x * I i ' Ly
50
2019-Jan 2015-Mar 2013-May 2018-Jul 2019-5ep 2018-New 2020-Jan 2020-Mar 2020-May 2020-Jul 2020-5ep
2015-Feb 2015-Apr 2019-Jun 2015-Aug 2019-Oa 2019-Dec 2020-Fep 2020-A 2020-Jun 2020-Aug

(figurell)



Value Control Sector Modeling Map
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(figure12)




Lot Valuation Matrix (Acreage Costed VCS)

*does not include property specific adjustments (Traffic, flood zewsenomic obsolescence, etc.)

Neighborhood VCS Calculation Matrix
Per Acre- Up Pe;:::s of
Section VCs Description Site t? Standard (After 1Acrelot | 1.5 Acre Lot 2 Acre Lot | 2.5 Acre Lot 4 Acre LOt
Sizelorl5 (w/ one site)
(see Section) Stal:ldard
Size)
R1- Nen R101 |North of Ridge 875,000 225,000 125,000 1,100,000 1,212,500 1,275,000 1,337,500 1,525,000
Waterfront R102 |Between Rumson & Ridge 875,000 225,000 125,000 1,100,000 1,212,500 1,275,000 1,337,500 1,525,000
Residential 1.5 [R103 |South of Rumson 850,000 225,000 125,000 1,075,000 1,187,500 1,250,000 1,312,500 1,500,000
Acre Standard Lot |R104 |Woods End to Fair Haven Rd 775,000 200,000 100,000 975,000 1,075,000 1,125,000 1,175,000 1,325,000
R201 |Circle / Edgewood 825,000 225,000 125,000 1,050,000 1,112,500 1,175,000 1,237,500 1,425,000
R2- Nen R202 |Sugar Maple 800,000 375,000 125,000 1,175,000 1,237,500 1,300,000 1,362,500 1,550,000
Waterfront R203 |East of Ave of Two Rivers 900,000 225,000 125,000 1,125,000 1,187,500 1,250,000 1,312,500 1,500,000
Residential 1 Acre (R204 |East of Navesink Ave 1,025,000 275,000 125,000 1,300,000 1,362,500 1,425,000 1,487,500 1,675,000
Standard Lot |R205 |West of Golf Course 875,000 225,000 125,000 1,100,000 1,162,500 1,225,000 1,287,500 1,475,000
Riverside / Ivins 850,000 225,000 125,000 1,075,000 1,137,500 1,200,000 1,262,500 1,450,000

2,600,000 2,875,000 3,075,000 3,275,000 3,875,000

2,400,000 2,650,000 2,800,000 2,950,000 3,400,000

1,900,000 2,100,000 2,150,000 2,200,000 2,350,000

1,700,000 1,900,000 1,912,500 1,925,000 1,962,500

2,150,000 2,275,000 2,400,000 2,525,000 2,900,000

1,700,000 1,712,500 1,725,000 1,737,500 1,775,000

2,150,000 2,200,000 2,250,000 2,300,000 2,450,000

1,900,000 2,000,000 2,100,000 2,200,000 2,500,000

1,225,000 1,300,000 1,375,000 1,450,000 1,675,000

1,650,000 1,750,000 1,850,000 1,950,000 2,250,000

(figure13)



Lot Valuation Matrix (Front Foot Costed VCS)

*does not include property specific adjustments (Traffic, flood zone, economic obsolescence, etc.)

Neighborhood VCS Caleulation Matrix
FF Calc
. . (upto 75ft]  25x75 50x75 100x75 25x150 50x150 100x150 25x250 50x250 100x250
Section VCSs Desc Site
then05 | (5DF) | (5DF) | (5DF) | (LooDF) | (1.00DF) | (1.00DF) | (1.26DF) | (1.26DF) | (1.26DF)
factor)
R401 |Cherry/Crabapple 500,000 4400) 555,000 610,000 692,500 610,000 720,000 | 885,000 638,600 777,200 1 985,100
R402 |Bingham/Park 400,000 4400) 565,000 510,000 592,500 510,000 1 620,000 | 785,000 538,600 677,200 | 885,100
[MR:t;iEEnh;?ZT;fot R403 |Robin/Blossom 500,000 4400) 665,000 ( 610,000 692,500 610,000 720,000 | 885,000 638,600 777,200 1 985,100
Areas) R404 |Residential North of E River 350,000 3,300 473,750 432500 494,375 432500 515,000| 638,750] 453,950 557,900 | 713,825
RA05 |Oak Tree/Park 450,000 4400) 615,000( 560,000 642,500 560,000 670,000 | &35,000( 588,600 727,200 935,100
R406 |Small Lots East of Ave of Two Rivers 450,000 4400) 615,000( 560,000 642,500 560,000 670,000 | &35,000( 588,600 727,200 935,100
R501 |Church/Lafayette 350,000 4400) 515,000 460,000 542,500| 460,000| 570,000| 735,000| 488,600 627,200 | 835,100
R502 |Lennox/Lakeside 330,000 4400) 495,000 ( 440,000 522,500| 440,000| 550,000| 715,000| 468,600 607,200 | 815,100
R503 |E River/Center 330,000 4400) 495,000 ( 440,000 522,500| 440,000 550,000] 715,000| 468,600 607,200 | 815,100
RS-S:;:ﬂE:T:f:::;a : R504 |Holly/Bay 350,000 44001 515,000 ( 460,000 542500| 460,000| 570,000] 735000)| 488,600 627,200 835,100
R505 [Ave of Two Riv/Ridge 310,000 44000 475000 420,000 502,500 420,000| 530,000 695000 448,600| 587,200] 795,100
R506 |West park Non-Waterfront 350,000 44001 515,000 ( 460,000 542,500| 460,000| 570,000| 735,000| 488,600 627,200 835,100
R507 |West of Golf Course Non-Waterfront | 325,000 4400) 490,000 ( 435,000 517,500| 435000 545,000| 710,000| 463,600 602,200 | 810,100
706,250 | 637,500 ( 740,625 637,500 775,000 | 981,250 673,250| 846,500 | 1,106,375
736,250 | 667,500 770,625 667,500 | 805,000 | 1,011,250 703,250 | 876,500 | 1,136,375
781,250 | 712,500 ( 815,625 712,500 | 850,000 | 1,056,250 748,250 1 921,500 | 1,181,375

(figure14)
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